
TOWN OF

AMHERST
MASSACHUSETTS

MEMORANDUM

Design Review Board
Phone: (413) 259-3120

pollockm@arnhersima.gov

TO: Paul Bockelman, Town Manager
Town Services and Outreach Committee Members

FROM: Maureen Pollock, Planner and Staff Liaison to Design Review Board (DRB)

DRB FY2021-24, Amherst College — To review Amherst College’s proposed
wayfinding sign system, under Section 3.20 of the Zoning Bylaw, at various
locations within the DR Districts (General Business (8-0) Zoning District and
abutting Limited Business (B-L) Zoning District) and TCDR District (within 150
feet of the Amherst Town Common)

DATE: August 26, 2021

At its August 25, 2021 meeting, the Design Review Board reviewed Amherst College’s proposed
campus signage and wayfinding program.

DRB members present included: Catherine Porter, Chair; Erika Zekos, Jan Marquardt, and
Lindsay Schnarr (4).

Also present included Christine Brestrup, Planning Director; Maureen Pollock, Planner and staff
liaison to the DRB; and representatives from Amherst College, Tom Davies and Seth Wilschutz,
and their consultants, Andrew Barresi and Samuel Pease.

The applicant provided a presentation. After the Board discussed the proposal, the following
motion and vote was made.

MOTION: Moved by Ms. Marquardt, seconded by Ms. Zekos, and voted (4-0) to give a
positive recommendation to the Town Council, Town Services & Outreach
Committee, and Planning Board for Amherst College’s proposed campus signage
and wayfinding program, as submitted, with the following suggestions:

General Suggestions:
1. Amherst College and the Town of Amherst should request MassDOT to

remove any outdated and/or redundant signs located at the Nor hampton
St/College St/South Pleasant St intersection, as well as any other
MassDOT controlled roadways.

2. Amherst College should continue to coordinate with the Town of Amherst
and MassDOT in relation to the location of the proposed Amherst College
wayfinding signs, Town of Amherst wayfinding signs, and existing and
proposed MassDOT signs and with reducing number of signs with the
same messaging, particularly for signs that are in close proximity of one
another.

RE:
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3. Provide a consistency for the colors chosen for the color band detail
shown along the bottom, side, and top of each sign type, i.e. color by
building type.

Suggestions for Specific Signs:
1. A 1.001 Primary Gateway Sign at the corner of Colle2e St and South

Pleasant St (Public Right-of-Way/Town Common)
a. The Board is satisfied with the design/layout and location of this

sign, as submitted.
2. A2.002 Secondary Gateway Sign at the corner of South Pleasant Street

and Ouadranle Drive (Public Right-of-Way/Town Common)
a. The Board is satisfied with the design/layout and location of this

sign, as submitted.
3. A3.00l Trailblazer Sign in front of Russell’s Liquor Store at 18 Main

Street (Public Riaht-of-Way — Main Street)
a. Based on input received by the Amherst Planning Department and

from the Historical Commission, this sign is no longer being
proposed. The Board is satisfied with this sign being removed.

4. B 1.003 Large Vehicular Directional Sign at the corner of College Street -

westbound and Boltwood Avenue (Private Property — Amherst College,
Garman House property located at 62 Boltwood AyçJ

a. The proposed sign location was previously located on the Public
Right-of-Way on the westbound side of College Street adjacent to
the Town Common and in close proximity of the Town of
Amherst’s wayfinding directional sign. Based on input received by
the Amherst Planning Department and from the Historical
Commission. Amherst College has relocated this sign to the corner
of College Street - westbound and Boitwood Avenue (Private
Property — Amherst College).

b. The Board is satisfied with the design/layout and relocation of this
sign, as submitted.

5. B 1.006 Large Vehicular Directional Sign along the northbound side of
South Pleasant Street (Public Right-of-Way — South Pleasant Street -

northbound)
a. The Board is satisfied with the design/layout.
b. The Board suggests that Amherst College continue to collaborate

with the Town of Amherst about the location of this sign in
relation to the Town of Amherst’s wayfinding #10 northbound

AMHERSTMA.GOV 4 Bottwood Avenue. Amherst, MA 01002-2351



TOWN OF

A Vi H E R S —r Design Review Board
Phone: (413) 259-3! 20

MASS A C H USE T T S po!!ockm@arnhcrsma.guv

South Pleasant St directional sign, which is in close proximity of
the Amherst College’s proposed B 1.006 sign.

6. B 1.004 Large Vehicular Directional Sign in front of Seelye Building
located at 129 South Pleasant Street (Public Right-of-Way — South
Pleasant Street)

a. The Board is satisfied with the design/layout and location as shown
on the submitted rendered view.

b. Note: the sign location shown in the submitted map is incorrect
and needs to be updated to match the location shown in the
rendered view.

7. B2.002 Small Vehicular Directional Sign at the Ouadrangle
Drive/Boltwood Avenue corner (Public Right-of-Way/Town Common)

a. The Board is satisfied with the design/layout and location of this
sign, as submitted.

8. C 1.005 Building ID Sign in front of Converse Hall located along
Boltwood Avenue (Private Property — Amherst College)

a. The Board is satisfied with the design/layout and location of this
sign, as submitted.

9. C1.004 Building 113 Sign in front of Hitchcock Building located at 101
South Pleasant Street (Private Property — Amherst College)

a. The Board is satisfied with the design/layout and location of this
sign, as submitted.

10. D1.006 Parking Lot ID Sign for Converse Parking Lot located along
Boltwood Avenue entrance (Private Property — Amherst College)

a. The Board is satisfied with the designllayout and location of this
sign, as submitted.

11. P1.002 Tn-Sided Kiosk Sign in front of Seelye Building located at 129
South Pleasant Street (Private Property — Amherst College)

a. The Board is satisfied with the design/layout and location of this
sign, as submitted.

b. Ensure that the proposed sign and adjacent walkway meet all
applicable MAAB and ADA regulations.

12. P3.004 Tabletop Kiosk Map Display along the Boltwood Avenue
sidewalk, between the Converse Parking Lot and Converse Hall ((Private
Property — Amherst College)

a. The Board is satisfied with the design/layout and location of this
sign, as submitted.

b. Ensure that the proposed sign meets all applicable MAAB and
ADA regulations.

AMHERSTMA.GOV 4 Bollwood Avenue. Amherst. MA 01002-235!
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planningamherstma.gov

BoId/Strihcthrough indicates proposed removal.

ARTICLE 3

SECTION 3.3

SECTION 3.323

USE REGULATION

USE CLASSIFICATION AND STANDARDS

APARTMENTS

= No, the Use is not permitted in that Zoning District
= The Use is permitted with Site Plan Review (See Section 11.2)
= The Use is permitted with a Special Permit, by the Zoning Board of Appeals (see

Section 10.3)

Standards & Conditions:

TO:
FROM:
RE:
DATE:

MEMORANDUM

Planning Board and Community Resources Committee (CRC)
Planning Department
Proposed Zoning Bylaw Amendments — Sections 12.02 & 3.323 Apartment
August 16, 2021

Bold/Italic text indicates proposed language.

Bold/Italic text with yellow highlight indicates proposed language, dated August 16, 2021

ARTICLE 12 DEFINITIONS:

12.02 Apartment: A residential use consisting of one or more buildings, each building
containing no fewer than three (3), nor more than twenty four (24) dwelling units.
Apartment dwelling units may share internal accessways and entrances and need not have
separate exterior entrances on the ground level.
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The site or lot upon which one or more apartment buildings are proposed shall be located: 1)
close to a heavily traveled street or streets, 2) close to a business, commercial or educational
district, or 3) in an area already developed for multi-family use.

Each building shall have no fewer than 3rner-mere-than-24 dwelling units. Each building shall
be connected to the public sewer system prior to occupancy. Dimensional regulations in Article 6
shall be observed.

In addition, the following requirements shall apply:

A proposed Apartment building located on any given parcel that fronts onto East Pleasant Street,
North Pleasant Street, South Pleasant Street, Main Street, and Amity Street within the General
Business (B-G) Zoning District shall not be located within five hundred (500) feet of an existing
Apartment building. The distance under this section shall be measured in a straight line from the
nearest point of the building in question to the nearest point of the building where the proposed
Apartment building is or will be located.

B-L 2-feet
B-VC 2-feet
B-N 2-feet 0.3 40%

Minimum Landscaped or Natural Open Space: NOTE: “Minimum Landscaped or Natural Open
Space” shall include (a) those portions of the lot devoted to plantings, including lawns and grass
areas (b) wooded land, and pedestrian-oriented paved or unpaved areas devoted to social or
recreational use in common by the residents of the building or complex provided that such areas
are kept essentially open to the out-of-doors and are at ground level.

Specifically excluded from this definition are those areas devoted to parking, access, and service
drives.

Bedroom Count: No more than 50% of the total number of dwelling units shall have the same
bedroom count, with the exception ofan Apartment building containing less than ten units.
The Permit Granting Authority may waive or modify this requirementfor project in which all
dwelling units provided are Affordable (see Article 12, Affordable Housing). be of any one
size (i.e. ft of bedrooms). For projects in which all dwelling units provided, other than those
occupied by resident manager(s), arc Affordable (see Article 12, Definitions), the ‘rmit

Cranting Board or Special Permit Cranting Authority authorized to act under the
nnnlb.nI.in ..nnd-ipn pf+I., D,In.., f,r fi.tc’i..., n,’.’, ..,.a.,. m,.p;c +kt

R-G I 2-feet I

rr

Proposed Zoning Bylaw Amendment - Apartments, Dated August 16, 2021 Page 2 of 3



Management Plan: A management plan, as defined in terms of form and content in the
rules and Regulations adoptcd by thc Permit Cranting Board or Special Permit Cranting
Authority shall be included as an integral part of any application under this section.

Enclosed Parking: Parking on the first or groundfloor shall be at the rear of the building and
designed to minimize visibilityfrom the public way or walkways and areas customarily used by
pedestrians and the public.

Design Review Principles & Standards: In all districts, the Permit Granting Board or Special
Permit Granting Authority shall apply the provisions of Sections 3.2040 and 3.2041 to any
construction, renovation, or expansion resulting in the creation of new dwelling units under this
section.

Proposed Zoning Bylaw Amendment - Apartments, Dated August 16, 2021 Page 3 of 3



APARTMENTS UNDER THE ZONING BYLAW -

REVISED PROPOSAL + BUILD-OUT EXAMPLES

September I, 2021 Presentation to the Planning Board

Prepared by Maureen Pollock, Planner

Amherst Planning Department

Dated: August 27, 2021

Apartment Proposal + Build-out Examples
Amherst Planning Department

August 27. 2021



PROPOSED ZONING AMENDMENT LANGUAGE

I. Remove the maximum number of units allowed per building, opposed to having
a max of 24 units/building

2. Update Standards & Conditions:

a. Diversify Bedroom Count for 10 unit+, and

b. Enclosed Parking

3. Revise permitting path to allow Apartments:

a. By Special Permit approval in the General Business (B-C), and

b. By Site Plan Rcvicw approval in the Village Center Residence (R VC)

4. New provision for the B-C Zoning District

Apirunent Proposal + Boild-out Examp

_____

Anbest P1annng D.partnent
Augu.t 27, 2021



APARTMENTS PERMITTED BY ZONING DISTRICT

TABLE 3- DIMENSIONAL REGULATIONS

Basic MinmmlniMaxrnurn)
Front Sethact (ft.)’

) Iininuini.lvlaxiuuun
Height (fly

= Apartments permitted
Basic Mm. Lot Area, Additional LotArea/Family,

Zoniiig Disirici R-LD R-O R-N R-VC R-G R-F

Basic Minimum Lot I
Area (sq. 01 80.000 30.000 20.000 15.000 12.000°’ 20.000 j,000b

B-C

Additional Lot
Area:Fanñlv (sq. 0.1

B-L COM B-VC

10.000

fl-N

10,000 6000 4.000 :.500aw

OP LI PRP FPC ED

Basic Minitmun Lot
Frontage (0.) 200 150 120 120 100 100

1.2 50

30 25 20

2O.O00 j,000b 15.000* 40.000’ 30.0002 80.000

4.000 2.500* loo

15 15 20 020 20

125b 60b 100b ioo’ 200

20 1020 10 30 20 20 40

Basic Minimum Side and
RearYards (if) 20 25 15 15 10 10 10’ 25’ 25’ j 10’ 10’ 10 10 10 20

Maximum Building
(overage (%) 10 15 20 25’ 25’ 45’ 70’ 35 55 35fl 35’ 20 25 25 10

Maxinumin Lot
(‘overage(%) 15 25 30 40 40 65’ 95’ 85 70 70 65 70 65 70 15

Maximum
I

Floors’ 2½ 2” 3 3 3 5 5 3 3
I

3 2 3 3 1

by Zoning District.
40

3
55’

WI

1640

= Apartments permitted by Zoning District

40

Additional LotArea/Family, Mm. Lot Frontage! required, per

50 3535 20

nme’t Proposal + Boid-oa EnmpesBasic Mm. LotArea, Aa

AmherstPlanrnnDearunent

Mm. Lot Frontage are required Footnote “B”



B-G ZONING DISTRICT BUILD-OUTS

I
L_Z1’5°°

120,001 ft2 — 30,000ft2

13 1,00 Ift2

Apartment PoposaI + tdd-Dut Examples
Amherst Pbnriing Deparunent

Auguts 27. 2021

Lot Size Number of Units that may

________

be provided

I>7,00olt2
7,001 ft2 — I 5,000ft2

lft2 — 20,000ft2

± 24 units or less

± 25-50 units

± 50-75 units

± 75-100 units

± lOOt units

S =
— number of units that could be provided per lot



Apartment Ptoposai + Build-out Examples
.4snherst Ptan.*g Department

August 27. 2021

B-G ZONING DISTRICT -

FOCUS AREA: BUILD-OUTS

0’

Lot Size # of units that may be provided

2

-J
a

.
C
2

>7,000ft2 ± 24 units or less

7,00lft2— 15,000ft2 ±25-S0units

-- 15,001 ft2 — 20,000ft2 ± 50-75 units

J420,001ft2 — 30,000ft2 ± 75-100 units

31,001ft2 ± 100+ units

= number of units that could be provided per lot

‘I8
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B-G ZONING DISTRICT -

PRO POSAL
Proposal:

A proposed Apartment building located on any given parcel that fronts
onto East Pleasant St North Pleasant St South Pleasant St, Main St, &
Amity St within the B-G Zoning District shall not be located within 500
feet of an existingApartment building.

Rationale:

• Proposal encourages more residential infill in the B-G Zone while
creating a safe guard to promote and enhance the vibrancy of active
streetscapes with mixed-use buildings along the main streets

• Proposal provides population support for businesses along the main
corridors.

• Housing within walking distance of downtown and main streets is
vital to success, especially outside of peak hours for retail shops,
offices, cafes, restaurants, etc.

Existing Apartment
Building

B-G: General Business

= Apartment building can’t front Street, unless it is at ApartmentProposai+ Build.outExamplea

_________________

Amherst Planning Dopartmentleast 500-feet from anotherApartment building August27,2021 W



OTHER COMMUNITIES

Northampton Central Business District:

By-Right Use:

• Any residential use above the 1st floor (Mixed-use Building)

• Any residential use located to the rear of otherwise permitted nonresidential uses that
occupy a space at least 20 feet deep (Mixed-use Building)

• Any residential use on a property which does not abut on a public way or public park
maintained by the City. (Apartment Building)

Apartvet Proposal + Bold-out Examples
Mtwst Pbnrng Depanrnent

August 27, 2021



B-G ZONING DISTRICT - EXAMPLES
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Example I:

Apartment Proposal + Bulld..,c Ennples
Amherst Planning Deparmi.nc

August 27. 202’
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Existing Use:

Station and

‘Vacant Lot (building is now demolished)

Existing Lot Size (if combined):

• 0.80 Acres / 34,907 Square Feet

Maximum Build-out

• ±100 Residential Units could be provided,
(based on Table 3 regulations)

Apartment Proposal + Build-out Examples fl
Anher5t Planning Department

August 27. 2021

EXAMPLE #1 — B-G PARCEL
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EXAMPLE #1 — B-C PARCEL

Proposal:

• ± 100 dwelling units on the property, total

• 5-floor building

• ± I ,020ft2 courtyard provided

• Bedroom count per unit varies

• Building Coverage: 21, I 73.5ft2 or 60%

Apartment Proposal + Build out Examples
Amherst Planning Department

Augunt 21. 1021I



Front setback: 25-feet (consistent with
abutting building (post office)

0
Side Setback: I 0-feet

EXAMPLE #1 — B-G PARCEL

I1 05

t.

0

0

Side/Rear Setback abuttin2 R-G

-‘ *A

_______

,

3

RG

Zone: 20-feet

‘U

Open Space & Amenities Provided: ± I ,020ft2

Aparonent Proposal t Build-out Examples
Amherst Pbnning Department

Ausust27, 2021
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16.12 I

Existing Use:

EXAMPLE #2 — B-G PARCEL

LA 108.04

(0

c-n
a

44 4

0’
(0
—4
a L-C3

C
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• I
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c-n
U,

0
a

I4A-i 3714

34fi1 l4

H
l4A-O

73 4

9;

—I

“k Typewriter shop and

Knights of Columbus building

Existing Lot Size:

• 0. I 7 Acres I 7,41 3 Square Feet

Maximum Build-out

• Maximum Building Coverage: 5, 189ft2
(building footprint)

• ±20 Residential Units could be provided,
(based on Table 3 regulations)

Apartnent Propaal + B.ilJd-out Examples
Amhnt Planrithg Depansnent

Auguu 27,2021W
—



NORTH AMHERST -

R-VC & B-VC ZONING DISTRICTS

Apartment Proposal • Bond-out Esarsples
Amherst Planning Department

August 27. 2021



R-VC Zoning District:

Per Table 3 Dimensional Regulations,

A lot size of I I I ,000ft2 square feet (2.5 Acres)
could provide a 3-floor, 25 unit Apartment
Building, while dedicating 44,400ft2 (40%) for
open space.

• A lot size of 206,454ft2 (4.7 Acres) could
provide a 3-floor, 48 unitApartment Building,
with dedicating I 23,872ft2 (60% of lot area)
for open space.

• I parcel is I I I ,000ft2 in size area, which
could provide a 25-f-unit Apartment building.
This parcel currently has 48 units on-site.

=
— number of units that could be provided per lot

Apartment Proposal + Build-out Examples
Amherst Planning Department

August 21. 2021

NORTH AMHERST- BUILD-OUTS



NORTH AMHERST- BUILD-OUTS

I8si
B-VC Zoning District:

PerTable 3 Dimensional Regulations,

A lot size of 25,000ft2 (0.6 Acres) could
provide a 3-floor, 25 unit Apartment Building,
with dedicating 7,500ft2 (30% of lot area) for
open space.

• A lot size of 99,643ft2 (2.3 Acres) could
provide a 3-floor, 93 unitApartment Building,
with dedicating I 0,245ft2 (30% of lot area)
for open space.

• 4 parcels are 25,000ft2 in size area which
could each provide a 3-floor, 25+unit
Apartment building

=
— number of units that could be provided per lot

Apartment Proposal + Build-out Eaamples
Amherst Planning Department

August 21. 2021



R-G ZONING DISTRICT - EXAMPLE

Apartment Proposal ÷ Build-out Examples
Amherst Planning Department —

August 27. 202



NUMBER OF UNITS ALLOWED PER LOT, WITH
FOOTNOTE M

Map excludes the following Parcels:
• Parcels less than I 7,000ft in size area
• Split Zoned Parcels
• Town of Amherst Properties
• Churches
• Conservation Properties
• Educational Buildings Owned by

Amherst College

Parcels

# of units allowedllot with Footnote M

Less than 24 units (371)

25-50 units allowed (67)

50-75 units allowed (1)

District

Local Historic Distircts (2)

RG_Zone(1)

Apartment Proposal + Build-out Examples
Amherst Planning Department

August 27. 2021



ZONING DISTRICTS AT MAIN + TRIANGLE ST

Apartment Proposal + Build-out Examples
Amherst Planning Department

August 27, 202



Zoning Districts That Allow Apartments

B-N Zone:

• IQ parcels are located within the B-N Zone

• Per Table 3 - Dimensional Regulations AND
Floor Area Ratio Requirements for the RN,
a lot size of at least 87, I 20ft2 (2.0 Acres)
could provide a 2-floor, 25-unit Apartment
with 34,848ft2 (40% of total lot area)
dedicated for open space.

• None of these parcels are large enough to
provide a 25-unit+ Apartment Building.

I I R-G: General Residence

B-VC: Village Center Business

______

B-L: Limited Business

IIIIUMMI B-N: Neighborhood Business Ap.rment Proposal + Build-out Examples 1
Amherst Planning Departmeni

August 27, 2021

B-N ZONING DISTRICT

I



Zoning Districts That Allow Apartments

B-L Zone:

•

. parcels are located within the B-L Zone at the corner
of College and Dickinson St.

• Per Table 3, Dimensional Regulations, a lot size of
± I I 6,000ft2 (2.6 Acres) could provide a 3-floor, 25 unit
Apartment Building, with dedicating 17,4001±2 (15% of
total lot area) for open space.

• None of these parcels are large enough to provide a 25-
unit+ Apartment Building.

I I R-G: General Residence

_______

B-VC: Village Center Business

______

B-L: Limited Business

Ii IIl’ hIll
iw;uluui B-N: Neighborhood Business

Apartment Poposai + BsiJd.out Examples
Nnheist Planning Departn,ent

August 27. 202 I

B-L ZONING DISTRICT
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B-VC Zoning District:

• jj parcels are located within the B-VC Zone

Per Table 3 Dimensional Regulations:

• A lot size of 25,000ft2 (0.6 Acres) could provide
a 3-floor, 25 unitApartment Building, with
dedicating 7,500ft2 (30% of total lot area) for
open space.

• A lot size of 99,643ft2 (2.3 Acres) could provide
a 3-floor, 93 unitApartment Building, with
dedicating I 0,245ft2 (30% of total lot area) for
open space.

• 2 parcels are 25,000ft2 in size area which could
each provide a 3-floor, 25+unit Apartment
building

___

Apartment Proposal + Build-out Examples -

Amherst Planning Department
August 27. 2021

B-VC ZONING DISTRICT

Zoning Districts That Allow Apartments

C It-C. Cene,aI Residence

B-VC: VIllage Center Business

13-L: Limited Business

B-N NeiBhborhood Business



ZONING DISTRICTS AT COLLEGE ST + SOUTH
EAST ST + MAIN ST

Apartment Proposal + Build-out Examples I-.l
Amherst Planning Department

Augisc 27. 2021



R-VC Zoning District:

Per Table 3 Dimensional Regulations, a lot size of
I I I ,000ft2 square feet (2.5 Acres) could provide a 3-floor,
25 unit Apartment Building, with dedicating 44,400ft2 (40%
of total lot area) for open space.

parcels are I I I ,000ft2 in size area, including:

• Fort River Elementary School,

• Watson Farms Apartments, and

• Town of Amherst property

Apartment Proposal + Build-out Examples
Amherst Planning Department

August 27. 2021

ZONING DISTRICTS AT COLLEGE ST + SOUTH
EAST ST + MAIN ST

I I

Zoning Districts That Allow Apartments

C R-VC Villuge (enter Residence

B-VC. Village Center Business



ZONING DISTRICTS AT COLLEGE ST + SOUTH
EAST ST + MAIN ST

B-VC Zoning District:

• 14 parcels are located within the B-VC Zone in this area

Per Table 3 Dimensional Regulations,

• A lot size of 25,000ft2 (0.6 Acres) could provide a 3-floor,
25 unit Apartment Building, with dedicating 7,500ft2 (30%
of total lot area) for open space.

• A lot size of 99,643ft2 (2.3 Acres) could provide a 3-floor,
93 unit Apartment Building, with dedicating l0,245ft2 (30%
of total lot area) for open space.

• 7 parcels are 25,000ft2 in size area which could each
provide a 25+unit Apartment building

lZJ R-VC. Village Ce,iler Residence

B-VC Village Center Business

Apartment Proposal + Build-out Example,
Amherst Planning Department

August 27. 202 I

Fort Riyer School

Zoning Districts That Allow Apartments



B-L ZONING DISTRICT ALONG
UNIVERSITY DRIVE

B-L Zone:

• 2 parcels are located within the B-L Zone along University Dr

• Per Table 3, Dimensional Regulations, a lot size of II 6,000ft2
(2.6Acres) could provide a 3-floor, 25 unitApartment Building,
with dedicating I 7,400ft2 (I 5% of total lot area) for open
space.

• 4 parcels are I I 6,000ft2 in size area which could provide a 3-
floor, 25+unitApartment building

Zoning Districts That Allow Apartments

B—L: Limited Business
Apartment Proposal + BuiId-outEaanpie

Amherst Planning Department
Auguat 27, 2021



ZONING DISTRICTS AT POMEROY VILLAGE

I I R-VC Zoning District:

Per Table 3 Dimensional Regulations,

Pomeroy Ln Coop • A lot size of I I I ,000ft2 square feet (2.5 Acres)
Z15t!!25 uflitS could provide a 3-floor, 25 unit Apartment Building,

while dedicating 44,400ft2 (40%) for open space.

• A lot size of 206,454ft2 (4.7 Acres) could provide
a 3-floor, 48 unitApartment Building, while
dedicating I 23,872ft2 (60%) for open space.

• I parcel is I I I ,000ft2 in size area which could
provide a 25+unit Apartment building, which is
already has 25-unit Apartments on site (Pomeroy
Lane Coop/Amherst Housing Authority property)

Zoning Districts That Allow Apartments

I I R-VC Village Center Residence Apartment Proposal + Build-out Examples
Asnlierut Planning DepartmentB-VC. Village Center Business

August 27, 2021



Zoning Districts That Allow Apartments

I I R-VC: Village Center Residence

[1 B-VC: \•9Ilage Center Business

— e
b B-VC Zoning District:

• 14 parcels are located within the B-VC Zone at
Pomeroy Village

• A lot size of 25,000ft2 (0.6 Acres) could provide a
3-floor, 25 unit Apartment Building, with dedicating
7,500ft2 (30% of total lot area) for open space.

• A lot size of 99,643ft2 (2.3 Acres) could provide a
3-floor, 93 unitApartment Building, with dedicating
I 0,245ft2 (30% of total lot area) for open space.

• 2 parcels are 25,000ft2 in size area which could
each provide a 3-floor, 25-I-unit Apartment building

Apartment Proposal + Build-out Examples
Amherst Planning Department

August 27, 2021

ZONING DISTRICTS AT POMEROY VILLAGE



B-VC Zoning District:

• 6 parcels are located within the B-VC
Zone at Atkins Corner

• Need ±25,000ft2 to provide a 25 unit
Apartment Building

• A lot size of 99,643ft2 (2.3 Acres) could
provide a 3-floor, 93 unit Apartment
Building, while dedicating I 0,245ft2
(30%) for open space.

• parcels are 25,000ft2 in size area
which could each provide a 3-floor,
25+unit Apartment building

Zoning Districts That Allow Apartments

___

Apartment Proposal + BUild-out Examples
Amherst Planning Department

August 24, 2021

ZONING DISTRICTS AT ATKINS CORNER

______

B-VC: Village Center Business



Zoning Districts That Allow Apartments

B-VC Zonine District:

• I parcel is located within the B-VC Zone
at Beichertown/Gatehouse corner

• Need ±25,000ft2 to provide a 25 unit
Apartment Building

• I. parcel is 25,000ft2 in size area which
could each provide a 3-floor, 25+unit
Apartment building

j B-VC: Village Center Business
Apartment Proposal ÷ Build-out E,canples - -

Amherst flanning Deparnsnent
August 27. 202’

ZONING DISTRICTS ALONG BELCHERTOWN RD

Amherst Insurance
Agency Inc
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CONCLUSION

TABLE 3- DIMENSIONAL REGULATIONS

Zoning District R-VC R-G B-C B-L 3-VC B-N

Basic Iini,nmu Lot -

Area (sq. fli 5000 12000” 12•000b 20000b’ 12.000’ 15000Sh

Additional Lot
AreaFainilv(sq. ft.) 4000 2.50O’ 1250 4SJ00 !SOOab 1500ab

Basic Minjintun Lot
Frontage (IL) 120 100 40b 125b 60b 100b

Basic MinimiunMaxü it

Front Setback(U.)a 15 15 0’20 20 020 10

Basic Minimum Side a i

Rear Yards (ft.) 15 10 10” 25’ 10” 10”

Maximum Building
Coverage (0.0) 252 25” 702 35 352 352

t•1a xiniuln Lot
Coverage (°o) 40 40 95” 85 7(1 65

• Table 3 provide safeguards for limiting the # of units
allowed per lot; and size and height of buildings in the
R-VC, R-G, B-L, + B-N Zones

• Biggest impact for removing the proposed maximum #
of units allowed per Apartment building is found in the
B-C + B-VC Zones, as lot area + additional lot
area/family requirements are not required

• Revised proposal (apartment building can’t abut main
streets unless 500-ft apart) encourages more
residential infill in the B-C Zone while creating a safe
guard to promote and enhance the vibrancy of active
streetscapes with mixed-use buildings along the main

Apartment Proponi + Build-out Examples r—,i
Asnho,t Pbnrng Department

August 27, 2021

= Apartments permitted by Zoning District. Basic Mm. LotArea. Additional

[ Lot Area/Family, Mm. Lot Frontage are required

= Apartments permitted by Zoning District. Basic Mm. LotArea, Additional
Lot Area/Family, Mm. Lot Frontage not required, per Footnote “B’

streets



Questions/Comments?

Thank you!

Maureen Pollock, Planner

Town ofAmherst Planning Department

Pollockmamherstma.gov

Apartment Proposal + Build-out ExampIe

________

Amherst Planning Department
August 27, 2021
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SECTION 3.3 23 APARTMENTS:

Existing Definition:

A residential use consisting of one or more buildings, each building containing no
fewer than 3, nor more than 24 dwelling units.

Existing Standards & Conditions —

Development Location:The site or lot upon which one or more apartment
buildings are proposed shall be located:

I. close to a heavily traveled street or streets,

2. close to a business, commercial or educational district, or

3. in an area already developed for multi-family use.

Zoning Amendment Proponals -.

Apartment

Amherst PlanrsLng De parcmen

July?1. 2011



SECTION 3.3 23 APARTMENTS:

Standards & Conditions (continued)

• Need to connect to sewer

• Need to meet the dimensional regulations

• Special provisions for the Neighborhood Business (BN) Zoning District

• Bedroom Count: No more than 50% of the total number of dwelling units shall be of
any one size (i.e. # of bedrooms).

• Need to apply Design Review Principles & Standards

Zoning Amendment Propos&s
Apartment

Amherst PIannng Depsrtment
July 21. 2021



PROPOSED ZONING AMENDMENT LANGUAGE

I. Remove the maximum number of units allowed per building, opposed to having
a max of 24 units/building

2. Update Standards & Conditions:

a. Diversify Bedroom Count for I 0 unit+, and

b. Enclosed Parking

3. Revise permitting path to allow Apartments:

a. By Special Permit approval in the General Business (B-G), and

b. By Site Plan Review approval in the Village Center Residence (R-VC)

Zoning Amendment Proposals
Apartment

Amherst Phnning Department
juy2m. 2O2



TOWN OF

AM HE RST
Ni AS SAC H U SET T S

To: Town Council

Fr: Paul Bockelman, Town Manager
Christine Brestrup, Planning Director

Dt: June 25,2021

Re: Amendments to Zoning Bylaw Article 3: Use Regulations
Section 3.323: Apartments and
Article 12: Definitions

Executive Summary
I request that the Town Council review and adopt amendments to Article 3: Use Regulations,
Section 3.323: Apartments and Article 12: Definitions of the Amherst Zoning Bylaw.

These amendments have been drafted by Town staff, led by Planning Director Christine
Brestrup and Building Commissioner Robert Morra, who also produced the content of this
memorandum.

The purpose of this zoning amendment is to amend the Zoning Bylaw to change Apartments to
change the definition of Apartments, so as not to limit the number of dwelling units in
Apartments, and to change the permitting requirements for Apartments in the R-VC and B-G
zoning districts.

Background
During the entire year of 2020 the Planning Board and the Community Resources Committee
(CRC) of the Town Council worked together on a list of zoning priorities that they hoped to
develop to present to Town Council. This work culminated in a list of zoning priorities. On
January 4, 2021, the Town Council voted to direct the Town Manager to present zoning
amendments to the Town Council.

At the same time, the Planning Department and Building Commissioner had developed a list of
zoning priorities, some of which overlapped with those developed by the Planning Board and
the CRC.

Since February 2021, Planning Department staff and the Building Commissioner have been
working with the Community Resources Committee and the Planning Board to develop zoning
amendments to address these zoning priorities, along with priorities of the Planning
Department and the Building Commissioner.

Apartments Zoning Amendment— June 25 2021 . Page I6



Revising the Apartments bylaw was one of the Town Council priorities. It is now ready to be
presented to Town Council.

History
Apartments have been part of the Amherst landscape for generations. For many years this use
was not controlled by zoning.

in the 1927 Zoning Bylaw, Apartments were defined as “Apartment Houses: A dwelling
designed for or occupied by more than two families under one roof or for one or more families
above a first floor used for non-residential purposes.” At that time Apartment Houses were
permitted in Business Districts and Industrial Districts.

By 1958 Apartment Houses were combined in a use category defined as “Row house,
apartment house, or other structure or group of structures designed for two or more dwelling
units on a single lot”. They were allowed in the Central Business (B-C) district, Central
Residence (R- 12) district and Limited Business (B-L) district by right and in the Half-acre
Residence (R-20) by Special Exception.

By 1966 the definition had changed slightly: “Row house, apartment house or other structure
designed for a total of three or more dwelling units, except that a dwelling structure having a
maximum length of more than 200 feet is expressly excluded.” At that time Apartments were
allowed by Special Permit in the Neighborhood Residence (R-N), General Residence (R-G),
Campus Residence (C-R), General Business (B-G) and Limited Business (B-L) districts.

By 1980 Apartments were a separate use category, under Section 3.323 of the Zoning Bylaw.
They were no longer allowed in the R-N zoning district, but were allowed by Special Permit in
the R-G, C-R, B-G, B-L and Village Center Business (B-VC) zoning districts.

The 1980 Zoning Bylaw lists the following standards and conditions for Apartments:
3.3231 — The site or lot upon which one or more apartment buildings are proposed to be
located shall be located: close to a heavily travelled street or streets, close to a business,
commercial or educational district or in an area already developed for multi-family use;

3.3232 — Each building shall have no fewer than 3 nor more than 24 dwelling units;

3.3233 — Each building shall be connected to the public sewer system prior to occupancy;

3.3234 — Dimensional regulations in Article 6 shall be observed. In addition, the
following requirements shall apply...

And the bylaw went on to list additional side and rear yard requirements per floor, FAR
or Floor Area Ratio requirements and minimum landscape or natural open space for
Apartments in the C-R and B-VC zoning districts. The regulations went on to describe
what “minimum landscape or natural open space” meant and where it could be located.

3.3235 — No more than 50% of the total number of dwelling units shall be or any one size
(i.e. # of bedrooms)

Apartments Zoning Amendment — June 25! 2021 . Page26



One can see that the current Apartments use category and standards and conditions have
not changed much in 30 years.

After a flurry of construction of Apartments in the 1960’s and 1970’ in response to the
growth of the University, by 1980 Apartments could no longer be built in the R-N zoning
district.

Currently buildings that are considered to be Apartments are mostly congregated in the
R-N zoning districts, along East Hadley Road and in North Amherst. There have been
some recent examples of Apartments being built, such as the new Aspen Heights building
on Northampton Road, but because of non-conformities related to pre-existing uses on
the site, this building did not need to comply with the limitation of a maximum of 24
dwelling units per building.

Rationale
Developers are attracted to the Mixed-use Building format, rather than Apartments, particularly
in the B-El zoning district, because of the lack of limitation on the number of dwelling units
that are allowed in a Mixed-use Building. Unlike Apartments, which are currently limited to 24
units per building, Mixed-use Buildings allow as many dwelling units as can fit within the
structure that is allowed by the dimensional regulations of the zoning district in which the
building is located. In other words, the size of the building is limited by the dimensional
requirements of the particular zoning district in which the building is located, but the number
of units that a developer can fit within the building is only limited by the size of the building
and the lot area requirement per dwelling unit.

The Community Resources Committee (CRC) and the Planning Board have been studying
these uses (Apartments and Mixed-use Buildings) in relation to each other in an effort to
coordinate the definitions, permitting structure and standards and criteria of Mixed-use
buildings and Apartments, and are now proposing changes to the Zoning Bylaw to clarify
requirements for both Mixed-use Buildings and Apartments to better meet the housing needs of
the town and region as outlined in the Housing Production Plan (2013) and Housing Market
Study (2015).

Process
The proposed zoning amendment would change the definition of Apartments so that they are
no longer limited to a maximum of 24 dwelling units per building. This would allow
Apartment buildings to be constructed in zoning districts where the use category is allowed but
would provide more density than is currently allowed. Buildings would be allowed to be built
that are limited by the dimensional regulations of the particular zoning district in which they
are located, but the number of dwelling units per building would be based on how many units
could fit within the limits of the building allowed to be built, rather than an arbitrary limit of 24
dwelling units.

Apartments are currently allowed by Special Permit in the Residential Village Center (R-VC),
Limited Business (B-L), Village Center Business (B-VC) and Neighborhood Business (B-N)
zoning districts. They are allowed by Site Plan Review in the General Business (B-G) zoning
district.

Apartments Zoning Amendment — June 25, 202! - Page 36



The zoning amendment would change the permitting requirement to allow Apartments by Site
Plan Review rather than Special Permit in the Village Center Residence (R-VC) district,
because Apartments are a completely residential use. It would change the permitting
requirement to allow Apartments by Special Permit in the General Business (B-G) district,
since it is preferable to have a non-residential use (such as would be found in a Mixed-use
Building) on the first or ground floor of the B-G district to enhance the vibrancy of the
downtown.

The bedroom count would be changed to read as follows:

Bedroom Count: No more than 50% of the total number of dwelling units shall have the
same bedroom count, with the exception of an Apartment building containing less than
ten units. The Permit Granting Authority may waive or modify this requirement for
projects in which all dwelling units provided are Affordable (See Article 12, Affordable
Housing)

Parking on the first or ground floor would be permitted but would be limited to the rear of the
building and designed to reduce visibility from the public way or areas customarily used by
pedestrians and the public.

There would be an added requirement that the Principles & Standards of the Design Review
Board would be required to be applied to new Apartment buildings, whether or not they were
in the DRB area ofjurisdiction.

Proposal
The Town Manager, led by the Planning Department, is requesting that the Town Council
review and adopt the attached amendments to Article 3 and Article 12 of the Zoning Bylaw.

We anticipate the Town Council will refer the proposed amendments to the Planning Board
and Community Resources Committee for a public hearing. Town staff stand ready to assist the
Planning Board and CRC in their deliberations.

See the following pages for existing language proposed to be repealed and new language
proposed to be inserted into the Zoning Bylaw.

Apartments Zoning Amendment — June 25, 2021 . Page 16



PROPOSED ZONING BYLAW AMENDMENTS

SECTION 3.323, APARTMENTS

ARTICLJE 12: DEFINITIONS

Bold/Italic text indicates proposed new language.

Bold/Strikcthrough indicates proposed deleted removal.

ARTICLE 3 USE REGULATION

SECTION 3.3 USE CLASSIFICATION AND STANDARDS

SECTION 3.323 APARTMENTS

N = No, the Use is not permitted in that Zoning District
SPR The Use is permitted with Site Plan Review (See Section 11.2)
SP = The Use is permitted with a Special Permit, by the Zoning Board of Appeals (see

Section 10.3)

R-O R-N R-VC R-G R-F B-C B-L B- B-N COM OP LI PRP FPC
R- VC
LI)

N N SR SP N SER::SP SP SP N N N N N
SPR SP

Standards & Conditions:

The site or lot upon which one or more apartment buildings are proposed shall be located: I)
close to a heavily traveled street or streets, 2) close to a business, commercial or educational
district, or 3) in an area already developed for multi-family use.

Each building shall have no fewer than 35—ner--mere--tha*-24 dwelling units. Each building shall
be connected to the public sewer system prior to occupancy. Dimensional regulations in Article 6
shall be observed.

In addition, the following requirements shall apply:

t’Aflflmat i

F_ fl
R-G 2-feet
B-L 2-feet
B-VC 2-feet
B-N 2-feet 0.3 40%

Apartments Zoning Amendment — June 25, 2021 Page 56



Minimum Landscaped or Natural Open Space: NOTE: Minimum Landscaped or Natural Open
Space” shall include (a) those portions of the lot devoted to plantings. including lawns and grass
areas (b) wooded land, and pedestrian-oriented paved or unpaved areas devoted to social or
recreational use in common by the residents of the building or complex provided that such areas
are kept essentially open to the out-of-doors and are at ground level.

Specifically excluded from this definition are those areas devoted to parking, access, and service
drives.

Bedroom Count: No more than 50% of the total number of dwelling units shall have the same
bedroom count, with the exception of an Apartment building containing less than ten tin its.
The Permit Granting Authority may waive or inodifi’ this requirementfor project in which all
dwelling units provided are Affordable (see Article 12, Affordable Housing.). be-of-any-one
size (i.e. ft of bedrooms). For projects in which all dwelling units provided, other than those
occupied by resident manager(s), are Affordable (see Article 12, Definitions), the Permit
Cranting Board or Special Permit Cranting Authority authorized to act under the
applicable section of the Bylaw for this use may waive or modify this requirement.

Management Plan: A management plan, as defined in terms of form and content in the
rules and Regulations adopted by the Permit Cranting Board or Special Permit Cranting
Authority shall be included as an integral part of any application under this section.

Enclosed Parking: Parking on the first or groundfloor shall be at the rear of the building and
designed to reduce visibility from the public way or walkways and areas customarily used by
pedestrians and the public.

Design Review Principles & Standards: In all districts, the Permit Granting Board or Special
Permit Granting Authority shall apply the provisions ofSections 3.2040 and 3.2041 to any
construction, renovation, or expansion resulting in the creation of new dwelling units under
this section.

ARTICLE 12 DEFINITIONS:

Add the following language and renumber subsequent sections of Article 12:

12.02 Apartment: A residential use consisting of one or more buildings, each building
containing no fewer than three t’3), nor in arc than U.vcnty four 24 dwelling units.
Apartment dwelling units may share internal access ways and entrances and need not
have separate exterior entrances on the ground leveL

Apnrtments Zoning Amendment — June 25, 202! - Page66



Questions for APARTMENTS DEFINITION ZONING AMENDMENT (JM-8/25/21 version)

I. MASTER PLAN SECTIONS INVOLVED:
• Improve town fiscal health and businesses through strategic development
• Increase economic vitality/environmental sustainability
• increase density when strict design and planning guidelines are met
• Honor and maintain historical/cultural qualities of neighborhoods
• Guide new housing growth it minimizes impact on open space & small-town rural

character
• Involve and educate community in density increases
• Direct denser development of appropriate scale and design to Amherst center and

village centers
• Emphasize preservation and adaptive reuse (downtown, village centers, specific

districts and residential neighborhoods)
• New zoning/development/designs account for potential impacts of strong student

housing pressures(lnc. absentee landlords)

II. BACKGROUND (history, problem, goals)

1. What is the problem being solved?

2. What is the goal of change? (Numerical?)

3. What was the reason for the 24 units/building count requirement? What was the
vision of PD, PB and Town Meeting? PB or PD report to Town Meeting, arguments
made in town meeting in favor or against?

4. Result, i.e., did it work? Apparent result is small-scale garden apts and complexes with
lawns, trees and parking. Grills and chairs, some playground equipment. Do apt
complexes have greater economic, cultural and ethnic diversity than larger apts and
mixed-use buildings?

5. Do tenants like the apt complexes? What would they like to see changed?

6. Where does the PD want to see bigger apartments? Why? How many more units
sought?

Ill. OTHER OPTIONS/RESEARCH/COLLEGE TOWNS
1. Did PD consider doing village center and downtown planning process to sort out what

we want to see there, then taking steps and adjusting zoning to achieve it?

2. Did PD look at other options, such as increasing the units per building to 30, 40, 50—
instead of lifting the unit cap completely?

1



3. Did PD look at zoning by district or limiting unit max in different districts?

4. Or not allowing apts over 24 units (or moderate cap increase) in BG or BL to encourage
mixed use buildings in these districts?

5. Research into other towns and college towns done by PD? What worked/didn’t work
well?

6. Did PD look at adding requirements for additional side/rear yards per floor and
increasing front setbacks?

7. Are there other, less impactful, ways to get more people housed? (i.e. house shares,
rooming houses, renting rooms from seniors and families, supplemental dwelling units,
converted dwellings, and the like?

IV. RESULTS/POTINTIAL IMPACTS Each zoning district will be affected differently

1. DID the PD do an impacts analysis before developing the zoning amendment? Is it still
in process of data collection and analysis? Has PD developed a list of pros and cons?

• Applied relevant Master Plan goals and directives?
• Look at impacts and full buildout in all affected districts?
• What could full buildout look like in different districts—in 3d? How much more than

current buildout?
• Density per acre/building size? (without assuming a 25-foot front setback that is not

required-developers usually maximize lot use, not reduce it)
• When lots are combined lots?

2. Cumulative impact of proposed zoning changes and liberal footnote a waivers
• Has PD analyzed impacts of all proposed zoning changes here, i.e. how they will work

together to increase density and building size?
• What if footnote a dimensional waivers are given (as they almost always are) for: basic

mm lot, additional lot area, frontage, basic mm/max front setback, basic mm side and
rear yards, mm rear yards, max building coverage, max lot coverage, max floors,
mm/max height?

• What if additional lot area per unit requirements are waived like happened recently at
187 College Street. If this requirement can be waived, how many units can apt buildings
have?

• What other dimensional requirements can be waived in what districts? What is the
potential cumulative impact on unit count, building size, etc.?

• What if the building is non-conforming?
• If parking requirement was reduced from 2 spaces/unit?

2



3. Can apts be built by Special Permit in RN, FPC, LI, PRP, COM? If yes, these zoning
districts have no requirement for additional lot area per unit

• How many units and how big? What does build out look like in each zoning district?
• If the building is non-conforming like at Aspen Heights—can unit counts/building size

get much higher?

4. What could buildings look like? Will the result be big boxy buildings without design
guidelines? (DRB is regularly ignored.)

5. Incentives? Change appears to create strong Incentives to:
• combine lots, such as 432 and 446 Main Street, or small lots downtown, along Meadow

Street. What impacts if lots are consolidated?
• tear down older attractive buildings
• Use non-conforming to get around dimensional requirements
• Tear down historic buildings and streetscapes
• build denser, larger buildings at current apt complexes
• build apts instead of mixed use buildings

6. If apts are built instead of mixed-use buildings, will there be:
• Loss of spaces for small businesses in village centers and downtown?
• Higher rents for businesses
• More/Less income to businesses and town
• BLand potential BL overlay district building apartments without ground floor business?

7. Appropriateness by district. Did PD consider characteristics, goals & options for each?
• Where are apt buildings of 24+ units to over 100+ unit appropriate or inappropriate?
• Should apts not be allowed in BG or have a unit cap to keep incentives in favor of mixed

use buildings and keep l floor commercial and retail?
• Should apts be excluded from some districts and specific unit caps in different districts?

(Especially in the RG, BVC, BL-aII moderate densities. BN-not a housing district.
• RVC has lots of older, historic buildings—limit size of apts and require adaptive re-use?
• Close down the option to build apts in Light Industrial District, Professional Research

Park, COM, Flood Prone Conservancy, Office Park to keep space for those uses?

8. Effects on historic building and streetscapes, small town character
• Incentive to tear down older historic buildings, consolidate small lots?
• Worse impacts outside Local Historic Districts?
• Steps to protect town’s historic properties before density increases from zoning

changes that encourage tear downs?
• Does this fit with Master Plan call for adaptive re-use, different development

approaches to keep an areas character and historic qualities, protection on
historic buildings and streetscapes?
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9. Why are townhouses being treated differently from apts?

10. Who will the tenants in big apts be?
• Likely students?
• Impacts on village center, downtown, neighborhoods if new apt buildings mostly house

students?
• Higher rents? Lower? Impacts on housing for moderate, low income and families and

individuals? Evidence? (Recent high rent student housing projects drove up all rents.)
• Will big boxy buildings likely be rented to students and smaller garden apts to families or

older residents?

11. Impacts on tenants in big buildings on quality of life—
• Quality of life, sense of community or home for tenants?
• Are larger apt buildings more/less neighborly than smaller apts?
• did PD talk to tenants in diff types of apts/mixed use buildings now?
• How will apts with so many more units be “integrated into the context of existing

neighborhoods” Master Plan H.1.D

12. Other questions

• Increase/decrease traffic/spawl in different districts?
• Timing What is the need or reasons to adopt this zoning amendment now, before the

consultant and PD PB develop design guidelines/form-based code for village centers and
the downtown? Is it more sensible and prudent to wait?

• Financial impacts? Revenue vs. increased costs to town? Any fiscal impact analysis?

V. HOW ARE MASTER PLAN DIRECTIVES BEING MET?

Is the Master Plan directive to increase in size and density of apt buildings after or concurrent
with adopting of strict design guidelines being followed? The other directives at the top of
document?

VI. HOW have residents been notified and informed of this zoning amendment
proposal? Their responses and ideas? With the Public Hearing closed, how can
they get information and give feedback now? Steps being taken by PD?
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TOWN OF

A IV1 H E R ST
TOWN HALL PLANNING DEPARTMENT
4 Boltwood Avenue (413) 259-3040
Amherst, MA 01002-2351 (413) 259-2410 [Fax]

M A S S A C H U S E 1 T S pIanningamherstma.gov

MEMORANDUM

TO: Community Resources Commiftee (CRC)
FROM: Planning Department
RE: Proposed Zoning Bylaw Amendments — Article 7 Parking
DATE: June 8, 2021

Bold/Italic text indicates proposed language.

BolillStrikethrough indicates proposed removal.

ARTICLE 7 PARKING & ACCESS REGULATIONS

SECTION 7.0 GENERAL REQUIREMENTS

7.00 In all districts except Educational Districts and Municipal Parking (MP) Districts, off-
street parking spaces shall be provided and maintained in connection with the
construction, conversion or increase in dwelling units or dimensions of buildings,
structures or use. The provisions of this section shall apply to parking spaces for cars,
vans, light trucks, and similar vehicles used predominantly for personal transportation
Parking for commercial vehicles or vehicles used for private or public transit shall be
governed under the provisions of Sections 7.1, 7.3 and 7.5. Except as may be required
otherwise by the Permit Granting Board or Special Permit Granting Authority, as
applicable, parking spaces shall be provided in at least the following minimum amounts.

7,000 For residential uses with one or more dwelling units: For dwellings, including
apar:

7.0000 Two (2) parking spaces for each dwelling unit shall be providedfor the
following principal residential uses, as regulated in accordance with
Article 3:

• one family detached dwelling;
• two family detached dwelling (duplex);
• town house;
• subdividable/convened dwellings;

7.0001 Adequate parkingfor each dwelling unit shall be providedfor the
following principal residential uses and accessory residential uses, as
regulated in accordance with Article 3 and Article 5:

• apartments
• mixed-use building
• supplemental dwelling units

Proposed Zoning Bylaw Amendment — Article 7 Parking, Dated June 8, 2021 Page 1 of2



The amount ofparking spaces providedfor each dwelling unit shall be
based on factors, including but not limited to:

• bedroom count;
• analysis of traffic impact reports;
• proximity to downtown;
• proximity to public transit;
• proximity to public parking, including on-street and off-street

parking;
• availability ofalternative modes of transportation;
• tenant lease restrictions relative to parking; and
• shared or leasedparking, as regulated in accordance with

Section 7.2.

In addition, the amount ofparking spaces providedfor each dwelling
unit shall meet the provisions required under Section 10.38 and 11.24,
as applicable.

7.0002 Parking spaces for cars or similar vehicles shall be on a paved surface
such as concrete, bituminous asphalt, masonry payers, oil and stone,
gravel, trap rock, or a similar material (see Section 7.101).

7.0003 In any residential district, there shall be a maximum of two (2) cars or
similar vehicles allowed to be parked in the front setback of any property.
Parking in the front setback shall be on paved surfaces only. Where five
(5) or more cars are regularly parked on a given property in association
with a residential use, parking in the front setback shall be designed so as
to ensure free passage at all times for regular users and unrestricted access
for emergency vehicles.

Proposed Zoning Bylaw Amendment — Article 7 Parking, Dated June 8, 2021 Page 2 of 2
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EXISTING ZONING LANGUAGE

For dwellings, including apartments:

Two (2) parking spaces for each dwelling unit.

Zon n Amendinenc Proposls
Parking

Amherst Planning De,arcmenc
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PROPOSED ZONING AMENDMENT LANGUAGE

For residential uses with one or more dwelling units:

Two (2) parking spaces for each dwelling unit shall be provided for the
following:

• one family detached dwelling;

• two family detached dwelling (duplex);

• town houseS

• subdividable/converted dwellings;

Zoning Amendment Proposals

Parldng
Amherst Planning Deparsmenr

July 21 2D2 I



PROPOSED ZONING AMENDMENT LANGUAGE

Adequate parking for each dwelling unit shall be provided for the following:

Apartments

• Mixed-use building

Supplemental dwelling units

The amount of parking spaces provided for each dwelling unit shall be based on
specific factors such as: bedroom count; analysis of traffic impact reports; proximity
and connectivity to downtown, public transit, and/or public parking, including on-
street and off-street parking; availability of alternative modes of transportation;
tenant lease restrictions relative to parking; and shared or leased parking.
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To: Town Council

Fr: Paul Bockelman, Town Manager
Christine Brestrup, Planning Director

Dt: June25,202l

Re: Amendments to Zoning Bylaw Article 7: Parking and Access Regulations

Executive Summary
I request that the Town Council review and adopt amendments to Article 7: Parking and
Access Regulations.

These amendments have been drafted by Town staff, led by Planning Director Christine
Brestrup and Building Commissioner Robert Morra, who also produced the content of this
memorandum.

The purpose of this zoning amendment is to amend the Zoning Bylaw to change parking
requirements for Apartments, Mixed-use Buildings, and Supplemental Dwelling Units.

Background
During 2020 the Planning Board and the Community Resources Committee (CRC) of the
Town Council worked together on a list of zoning priorities that they hoped to present to the
Town Council. This work culminated in a list of zoning priorities. On January 4, 2021, the
Town Council voted to direct the Town Manager to present zoning amendments to the Town
Council.

At the same time, the Planning Department and Building Commissioner had developed a list of
zoning priorities, some of which overlapped with those developed by the Planning Board and
the CRC.

Since February 2021, Planning Department staff and the Building Commissioner have been
working with the Community Resources Committee and the Planning Board to develop zoning
amendments to address these zoning priorities, along with priorities of the Planning
Department and the Building Commissioner.

Revising the Parking bylaw grew out of the Planning Department’s work on Mixed-use
Buildings, Apartments, and Supplemental Dwelling Units which were included in the Town
Council priorities. It is now ready to be presented to Town Council.
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History
Parking requirements have been part of the Amherst Zoning Bylaw for at least 60 years.

In 1958 the Zoning Bylaw stated:
“There shall be provided, in connection with every dwelling unit hereafter constructed, in
any zoning district, at least one off-street parking space on the same lot as such
dwelling.”

By 1966 the parking requirements had changed and stated:
“For dwellings including apartments — one parking space for each family unit, except
where the family consists ofa group of unrelated persons as described in Section XIII,
Paragraph Ic * in which case one parking space must be provided for each motor vehicle
operated by a member of the group.”
* “A group of unrelated individuals, not to exceed 4. residing cooperatively in one
dwelling unit.”

By 1980 the Zoning Bylaw required:
For dwellings including apartments — one and one half parking spaces for each family
unit, except where the family consists of a group of unrelated persons as described in
Section 12.033 [should read 12.043 * ] in which case one parking space must be provided
for each motor vehicle operated by a member of the group.”
* ‘A group of unrelated individuals, not to exceed 4, residing cooperatively in one
dwelling unit.”

The current requirement in the zoning bylaw requires that two (2) parking spaces be provided
for each dwelling unit, regardless of the use category.

Section 7.9 of the Zoning Bylaw allows the Permit Granting Authority to waive or modi’ the
parking requirements “for reasons of safety. aesthetics or site design”.

There is also a Section 7.90 that specifies conditions that need to be met in order for the Permit
Granting Authority to be able to modify parking requirements.

The waivers section cun’ently reads as follows. Note, no changes are proposed to this section.

SECTION 7.9 WAIVERS

7.90 Any section or subsection of Article 7.0, Parking Regulations, may be waived or
modified by the Permit Granting Board or Special Permit Granting Authority
authorized to act under the applicable section of the Bylaw for compelling reasons
of safety, aesthetics, or site design.

7.91 Parking space requirements under Section 7.0 may be modified when one or more
of the following conditions are met to the satisfaction of the Permit Granting
Board or Special Permit Granting Authority:

7.910 Peak parking needs generated by on-site uses occur at different times.
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7.911 A significant number of employees, tenants, patrons or other parking users
of the site are common to and shared by more than one use on the site.

7.9 12 A parking management plan approved by the Permit Granting Board or
Special Permit Granting Authority is implemented with occupancy of the
building or buildings. Said plan shall include the implementation of such
measures as car and van pooling, bicycling and public transit use sufficient
to reduce the need for parking. Periodic documentation of reductions in
vehicle trips and parking utilization as a result of the parking management
plan may be required as a condition of any permit granted under this
section.

Rationale
Recently there have been long discussions at Planning Board meetings regarding parking
requirements for various types of developments, but particularly for Mixed-use Buildings
located outside of the B-G (General Business) zoning district. Planning Board and Zoning
Board of Appeals members would benefit from having more guidance as to when they can
modify parking requirements.

This zoning amendment is intended to give the Planning Board and Zoning Board of Appeals
the guidance.

Process
The proposed zoning amendment would require that “Adequate parking for each dwelling unit
shall be provided for apartments, mixed-use buildings, and supplemental dwelling units.”

Guidance provided to the Boards includes giving the Boards factors to consider when
determining whether parking requirements should be modified. These factors include:

• Bedroom count.
• Analysis of traffic impact reports.
• Proximity and connectivity to downtown, public transit, and/or public parking,

including on-street and off-street parking.
• Availability of alternative modes oftransportation.
• Tenant lease restrictions relative to parking.
• Shared or lease parking in accordance with Section 7.2 of the Zoning Bylaw.

Proposal
The Town Manager, led by the Planning Department, is requesting that the Town Council
review and adopt the attached amendments to Article 7 of the Zoning Bylaw.

We anticipate the Town Council will refer the proposed amendments to the Planning Board
and Community Resources Committee for a public hearing. Town staff stand ready to assist the
Planning Board and CRC in their deliberations.

See the following pages for existing language proposed to be repealed and new language
proposed to be inserted into the Zoning Bylaw.
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PROPOSED ZONING BYLAW AMENDMENTS

SECTEON 7: PARKING AND ACCESS REGULATIONS

Bold/italic text indicates proposed new language.

BoId/Strikcthrough indicates proposed deleted removal.

ARTICLE 7 PARKING AND ACCESS REGULATIONS

SECTION 7.0 GENERAL REQUIREMENTS

7.00 In all districts except Educational Districts and i’sfunicipal Parking (AlP) Districts, off-
street parking spaces shall be provided and maintained in connection with the
construction, conversion or increase in dwelling units or dimensions of buildings,
stntctures or use. The provisions of this section shall apply to parking spaces for cars,
vans, light trucks, and similar vehicles used predominantly for personal transportation.
Parking for commercial vehicles or vehicles used for private or public transit shall be
governed under the provisions of Sections 7.1, 7.3 and 7.5. Except as may be required
otherwise by the Permit Granting Board or Special Permit Granting Authority, as
applicable, parking spaces shall be provided in at least the following minimum amounts.

7.000 For residential uses with one or more dwelling units: For-dwellings1--ineluding

7.0000 Two (2) parking spaces for each dwelling unit shall be providedfor the
following principal residential uses and accessory residential uses, as
regulated in accordance with Article Sand Article 5:

• one fat?! ily detached dwelling;
• two fancily detached dwelling (duplex);
• town house;
• subdividable/converted dwellings;

7.0001 Adequate parking for each dwelling unit shall be providedfor the
following principal residential uses and accessory residential ieses as
regulated in accordance with Article 3 and Article 5:

• apartments
• mixed-use building
• supplettz ental dwelling units

The amount ofparking spaces providedfor each dwelling unit shall be
based on factors, including but not limited to: bedroom count; analysis
of traffic impact reports; proximity and connectivity to downtown, public
transit, and/or public parking, including on-street and off-street
parking; availability of alternative modes of transportation; tenant lease
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restrictions relative to parking; and shared or leased parking, as
regulated in accordance with Section 7.2.

In addition, the amount ofparking spaces providedfor each dwelling
unit shall meet the provisions required tinder Section 10.38 and 11.24,
as applicable.

7.0002 Parking spaces for cars or similar vehicles shall be on a paved surface
such as concrete, bituminous asphalt, masonry payers, oil and stone,
gravel, trap rock, or a similar material (see Section 7.101).

7.0003 In any residential district, there shall be a maximum of two (2) cars or
similar vehicles allowed to be parked in the front setback of any property.
Parking in the front setback shall be on paved surfaces only. Where five
(5) or more cars are regularly parked on a given property in association
with a residential use, parking in the front setback shall be designed so as
to ensure free passage at all times for regular users and unrestricted access
for emergency vehicles.
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Questions on PARKING ZONING AMENDMENT i McGowan 7/27/2021

I. BACKGROUND (history, problem goals)

A. History When was the 2 spaces/unit adopted by Town Meeting and why?
• Is there a Planning Board Report, reports from the Planning Department or

research or studies used for baseline standard of 2 parking spaces/unit?
• Has it 2 spaces/unit worked? Met parking needs of tenants?

B. Problem and Goals?
1. Is problem PB/ZBA spending too much time at permit hearings discussing waivers 2

parking spaces/unit? How will project-by-project decisions on “adequate parking” and
collecting information each time lead to less, not more, time spent at permit hearings?

2. What is the problem with how Article 7 works now? ZBA and PB can reduce amount of
parking with Section 7.9, grant leased parking or shared parking-- or require more
parking under Section 10.384 (“adequate and appropriate facilities would be provided
for the proper utilization of the proposed use.”)

3. Is the problem that there too many spaces per unit? Where? Data?
4. Is the goal to make sure tenants have the parking spaces they need? If yes, how does

this amendment ensure this? Is current 2 spaces/unit too little/too much?
5. Is the goal to reduce costs to developers so they can reduce rents? Evidence this will

happen? Highest rents in Amherst in buildings without provide parking (downtown) and
with (Amherst Heights).

6. Is the goal to reduce car use by tenants in some types of buildings? Is this fair?

II. RESEARCH/COLI.EGE TOWNS/OPTIONS
A. Research

1. What research did PD rely on before proposing this amendment? Local data shows
Municipal Parking district tenants have cars, bus use reductions of 4-5%/each year, few
year-round bikers or commuters, PVTA bus routes curtailed in summer and December,
increased car traffic, 2,000 more registered cars than a decade ago. Can PD provide more
info on resident and student PVTA ridership, car use, UMass parking permits, etc.?

2. What are all the factors PD researched and considered to determine parking needs and
standard? Transit and bike ridership data, building type, proximity to shopping or a
metropolitan mass transit stop, tenant status (i.e., students, parents), income, age, job
location, family status, age of children, location of food stores &medical offices, bus routes,
seasonal mass transit schedules, year-round bicycle use ? Can PD provide this info?

3. Which factors changed tenant parking needs?
4. Has PD conducted parking studies of Amherst’s 25+ apt complexes, mixed use buildings,

and supplemental dwelling units and other multi-family housing, as recommended by
Transportation Plan?

5. What led PD to conclude tenants of townhouses, duplexes and converted dwellings require
2 parking spaces/unit—do they have different parking needs?

6. Other towns set parking requirements by bedroom count, square footage, zoning district—
what info on other towns did PD collect before choosing “adequate parking” standard?
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7. Has PD asked tenants about their parking needs?
8. What info was Transportation Advisory Committee asked for and what did they provide?

B. Alternatives
1. Do other towns use “adequate parking” for mixed use, apts and supplemental

dwelling units project by project? If yes, how has this worked out?
2. Why didn’t PD pick standards usually used, such as unit size, zoning district,

bedroom count, square footage, age or income of tenants.?
3. What alternatives were considered by PD?
4. Did PD look at making changes to 7.9 parking waiver criteria, by adding evidence-

based factors to 7.9 to show reduced parking need?

III. POTENTIAL RESuLTs/IMPACrS
1. Since the term “adequate parking” is pretty vague—will it lead to inconsistent decisions

by different boards? Correct or incorrect decisions?
2. Will PB/ZBA spend more time on permit applications, collecting data and deciding

“adequate parking”?
3. How will developers or landlords show how many parking spaces are needed/not

needed? Will developers be told what information to collect (i.e. how to conduct a
parking study)? How to confirm or rebut this info? Will PD verify?

4. How will amendment work with Section 7.9 Waivers? Can the “adequate parking”
requirement be waived for mixed use buildings, apartments and ADUs?

5. Can PD show potential impacts on the size of apt and mixed-use buildings in different
zoning districts if parking is reduced? For ex., what could be built in RG with “adequate”
vs. 2 spaces/unit?

6. Can PD show impacts if other zoning changes also are adopted? Reduced lot and
building coverage and no cap on apartment units (in R-G, North Amherst historic
district), etc.? What could buildout look like?

7. Will incentives tilt away from smaller scale infill development of converted/subdivided
dwellings, duplexes and townhouses that have to provide 2 spaces/unit?

8. Can and will landlords not provide parking to most or all tenants by lease restriction?
9. Won’t property owners/landlords simply use lease restrictions to reduce parking spaces

since it’s cheaper and more profitable for them?
10. What if a tenant later needs a car? Will tenant have to break lease and owe rent?
11. What if a project doesn’t have enough parking and no nearby parking?
12, Will reduced parking ensure more greenspace at a project?
13. What does the PD staff see as Pros and cons of this zoning amendment change?
14. CRC Community Impact Review? Their research and pros and cons?

IV. RESIDENT NOTIFICATION & INVOLVEMENT?
How were Amherst residents, including students and tenants, notified? Their feedback and
ideas? TAC asked for advice?
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8/26/21

PROPOSED ZONING BYLAW AMENDMENTS

SECTION 3.325, MIXED-USE BUILDINGS

ARTICLE 12: DEFINITIONS

Bold/Italic text indicates proposed new language.

Bold/Strikethrough indicates proposed deleted removal.

ARTICLE 3 USE REGULATION

SECtION 3.3 USE CLASSIFICATION AND STANDARDS

SECtION 3.325 MIXED-USE BUILDING

N = No, the Use is not permitted in that Zoning District
SPR = The Use is permitted with Site Plan Review (See Section 11.2)
SP = The Use is permitted with a Special Permit, by the Zoning Board of Appeals (see Section

10.3)

R-O B-N R-VC R-G B-F B-C B-L B-VC B-N COM OP LI PRP FPC
R-LD

N N SP N N SPR SPR SPR SPR SPR N N N N

Standards & Conditions:

A Mined use building shall be a building containing dwelling unit(s) in ombination with pemitted
retail, business, institutional, government, public service, consumer service, office or similar principal
us’lcl and lawful accessor

A management plan, as defined in terms of form and content in the Rules and Roghtions adopted by
the Permit Granting Authority shall be included as an integral part of any application made un-4er this
section. In those imitod Business (B t) Districts not abutting the B C District, and in the Cemmorcial
(COM) District, a Special Permit from the Special Permit Cranting Autherity autherized to -ct under
this section of the bylaw shall be required wherever proposed residential uses above the first floor
enceed ten (10) dwelling units. The proposed use shall meet the cri’or” of Section 10fl or Section

‘1, as applicable, with respect to the site and potential conflict between the reridential and
commercial use(s).

In the Commercial (COM) Dfrtrict ,o dwelling ug’t go- any igtenal space associated with a dwelling
unit shall occupy any first floor portion of a building facing onto a root, public pb-a, or other space
customarily used by the public First floor residential dwelling units, and any required entries thereto,
shall be located on the rear of buildings, adjacent to any required parking and private open space
associated with and serving those units No more than forty percent (0%) of the first floor Cross



Floor Area thall ho uted for residential

(1S?) of caid CFA acrociated with or incidental to, whether for ctorage, required entries,
etair/olovator towers, or other ““-“ ucoc on upper .0cc.

No more than 60% of the Gross Floor Area of the first or ground floor shall be a combination of
residential use or parking including incidental and associated spaces, u- 1

A minimum of 40% of the Gross Floor Area of the first or ground floor shall be any permitted non
residential use, other than parking, including incidental and associated spaces. Except that the PEA

may allow the required non-residential use(s) to be distributed on any floor, or in any building of a
multiple building development on the same parcel, provided that the first or ground floor of any
building focing the public way or walkways and areas customarily used by pedestrians and the public

-

shall have such non-residential use(s). — —
- Commented [HMJ1J: This is an amendment that CRC

voted to recommend the Town Council adopt, in addition to
Any dwelling units ond enclosed parking on the first or ground floor shall be located at the rear of the the entire proposed revision
building and designed to reduce visibility from the public way or walkways and areas customarily used

The Planning Board voted to recommend the Council adoptby pedestrians and the public,
the proponed revision, without this amendment Ithey did
not have it in front of them at the time).

For sloping lots or lots with frontage on more than one right of way, the permit granting authority
shall determine which floor(s) of the building is subject to the split of uses and criteria as mentioned Pleaue have the attorney review the complete language
above, recommended by CRC, -

_______________

Bedroom Count: No more than 50% of the total number of dwelling units shall have the same
bedroom count, with the exception of a Mixed-use building containing less than ten units. The Permit
Granting Authority may waive or modify this requirement for projects in which all dwelling units
provided ore Affordable (see Article 12, Affordable Housing).

ARTICLE 12 DEFINITIONS

Add the following language and renumber subsequent sections of Article 12:

12.34 Mixed-use building: Mixed-use building is a building containing one (1) or more dwelling
unit(s) in combination with permitted non-residential uses in accordance in Article 3.
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APPLICANT INFORMA11ON

Applicant: Cri.{ 1’C.

Address: £6S \ Cs

rt Oloo

T&ephone: -

Fax:

Email:

PROPERTY OWNER:

Address:

(ifdfferentfrom applicant)

ATTORNEY/DESIGNERJCONSULTANT:

ro\ L. t

Address:

Telephone:

Fax:

Email:

S-5c\ S*

i\f.

Cr\1- 4Em)

PROPOSAL:

--

)i’umber of Existing Parcels,Lots:

______________

Number of Proposed Parcels/Lots:

_____________

Frontage (in feet) of proposed parcels/lots: %i

File this completedform with the original, reproducible Mylar plan and three (3) paperprints of the plan, and the
application fee of $1 00/two lots +$25 per each additional lot with the Planning Department in Town Halt

r / /1 //fl)/

L iMiAJ
Signature of applicant(s) (if other than owner) Sigicature of property owner(s)

For Office Use Only:

Application 4: 4sf? dc-c.a Received by Planning Dept: RJ /2L’J

Reference 4: ccc / Filed with Town Clerk:
/

Fee Paid: $ Jot cC

Town Clerk

PROPERTY LTORMATION:

Property Address/Description:

Telephone:

Email:

DEED OF PROPERTY RECORDED IN:

Hampshire Cty. Reg. of Deeds D Mass. Land Court

Book: Page: 23C)

-rk:’ eC
Map/Parcel: t.J, C I

Zonmg District:

Rev. 05/17
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